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LA County Department of Regional Planning
Zoning Enforcement West Area

Introduction to Property Zoning
Regulations| LA County
Unincorporated Communities

Good morning, my name is Elsa Rodriguez and | am a planner at Los Angeles County’s Department of
Regional Planning. Today’s presentation is an introduction to property zoning regulations within the
unincorporated communities of Los Angeles County. As an inspector, | often meet real estate agents that
are unfamiliar with zoning regulations. When | see a “for sale” sign go up on a property with an existing
violation, | always try to make contact with the real estate agent prior to the sale of the property. Most
importantly, | often deal with property owners who recently purchased a property with existing violations. At
that time it's my job to advise the new homeowners that they just purchased a property with an existing
zoning violation and they are now responsible for correcting the zoning violation.

LA County does not have a mandatory inspection program. We do not conduct inspections of properties
when they are transferred to a new owner. Therefore, it is imperative that all real estate agents, prospective
property owners and business owners know the zoning requirements prior to purchasing a property.

In response to this recurring problem, we created this educational presentation to show examples of why
it's important to research zoning regulations before purchasing a property.
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- The Four “Knows” Before You Buy:

o Know your jurisdiction

2 Know your zone

2 Know how to access the zoning code
o Know if it's legal

Today’s presentation will be organized in the following order:

The “Four Knows” before buying are also listed in the brochure we developed in conjunction with this
presentation. After, | will also discuss 8 case studies of property and business owners who failed to conduct
any zoning research and the consequences from each case.
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0 Know your jurisdiction

The first “Know” before buying a property is “knowing your jurisdiction.”
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Know your

More than 65% of the
county is unincorporated.

Approximately 1 million
people live within those
areas and the Board of
Supervisors serves as the
governing body, like a “city
council.”

There are 140
unincorporated
communities and 88
incorporated cities.

The image depicts the unincorporated communities in light red, while the incorporated cities are in white.
The map also highlights the boundaries of the 5 Supervisorial Districts.

The unincorporated communities are very diverse, from the rural High Desert to the Santa Monica
Mountains, from dense urban areas between Compton, and south LA to areas such as Rowland Heights,
and portions of unincorporated La Verne and Claremont on the eastern end of the county.

If you look closely at the map you can identify unincorporated areas abutting major cities. | often refer to
these as “islands.”

Unincorporated islands are not always identified by the US postal service; therefore, you should confirm

your exact jurisdiction before purchasing a property. The post office follows zip codes, so homes that are
located in the unincorporated community of Willowbrook will often have the same zip code as the City of

Compton and their correspondence will not include the unincorporated community name. This can cause
confusion for homeowners who often do not know they live in an unincorporated community.
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Know you

r | Jurisdiction

How will you know if you are purchasing property

Unincorporated
communities
arein
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in an unincorporated pocket?

LOS ANGELES COUNTY

SOUTHWESTERN AREA
CITIES & COMMUNITIES

GENERAL REFERENCE MAP

eceno

w08 smosr

—  rncemay
woRRORATED €Ty

UNINCORRORATED COMMRMNTY

This map highlights some of the unincorporated communities in the southwestern part of the county.

It is not always easy to know if you are in the County or a City. Zoning regulations can differ even if one

side of the street is within city limits and the other side within the unincorporated Los Angeles County.

Always try to visit the planning counter of the city or unincorporated community in which you are planning
on purchasing or opening a business. In later slide | will show you how a public tool known as (Z-Net) to

determine the jurisdiction of your property.
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0 Know your zone

The second “know” is to determine your zone. Cities and unincorporated communities have designated
zones for parcels in the community. The zone often determines what you can do on your property. Before
purchasing a property or opening a business verify your zone.
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Know your | Zone

The regulation of land uses by local government to separate
incompatible land uses and protect the general welfare.

Such regulations typically result in a designation of land into
districts that may include:

Residential (R-1, R-2, R-3...)

Commercial (C-1, C-2, C-3...)

Agricultural - (A-1,A-2...)

Industrial ~ (M-1, M-2...)

Before moving forward | want to explain how zoning regulates land use. The purpose of zoning is to ensure
orderly development while balancing property rights and protecting the quality of life for all residents in a
community.

Title 22 (LA County Planning & Zoning Code) lists uses that are permitted or conditionally permitted in each
zone. The zoning code also contains development standards that control the design and form of
development. The zoning code is the tool used to implement the policies and goals of the General Plan.
The General Plan is a long term plan that lists the goals and policies that will govern the development of the
county for the next 20 years. The zoning code and a general plan are adopted by the Los Angeles County,
Board of Supervisors.

A zoning violation occurs when a land use or activity is maintained contrary to the Zoning Code. Some
zoning violations are obvious and can be seen while standing on the sidewalk or driving by, while others
require more research.
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Know your | Zone

lacounty.gev Board Comespondence  County Home  County ‘County P Sounty < niy Deparimens

Los Angeles Colinty

Department of Regional Planning Search Regianal Planning

Case & Hearing Plans & Ordinances Applications & Farms Enforcement Land Use & Zoning Maps & GIS

DRP Home  Find Answers  Contact DRP

Agendas & Minutes

Getting Started Find Answers

Contact Us

The Department of Regional Planning performe all land use planning functions for Community Planning Efforts
the unincorporated areas of Los Angsles County. Our services include long range
planning, land counseling, Jase intake and
environmental review and zoning enforc SEMTor ¢ cur GEENY N SN, coming / Recent Events Department Information
unincorporated communities.

Countywide Planning Efforts

More Information

mi ignificant Ecological Areas
Techhical Agvisory Committee Meeting

(2015-01-12) Other Programs
w&t- Subdivision Committes Mesting .
COR-01-0%) Department Spotlight

i
Co

Mggting Video

Hours of Operation (Downth

Monday, Tuesday, Thursday 7-30 am to 5:30 pm
Wednesday 8:30 am to 530 pm 12/31/14; Regional Planning Commission
Our offices are closed on Fridays Mesfing (2014-12-31) - NO MEETING
P Ry A 1212514 Subdivision Committes Mesting
Email: zoningldce @planning lacounty.gov (2014-12-25) - NO MEETING
Now accepling mejor credit cards at this office

nterdepartmental Engineering
e Mesting (2015-01-07)

X -
.LACounty.

L35 ANGELES COUNTY HOUSING RESOURCE CENTER

1/7/%5: Regional Planning Gommission
UhliGels OUGRE  wemm  mmmm-cting (2015.01.07)

1/6/15: Hearing Officer Mesting (2015-01-06)

12/24/14: Regional Planning Commission
Meeting (2014-12-24) - NO MEETING

Click Here For Field Office Locations & Hours 12/22/14: BIS Planning Deputies Mesting
(2014-12-22) - CANGELLED

Pumgpkin Patch and Christmas Tree Lot Nofice

Notable Cases
Effective March 1, 2014 - Notice of Fee Adjustment Project No. R2014-01462-(4)  Venice Dual
Revised Fee Schedule Force Sewer Main

The DRP website has a tool to find your zoning. Z-Net is located on the homepage and can assist
prospective homeowners and real estate professionals determine what jurisdiction a property is in.
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Z-NET is public

information
—

202

Search Z-Net
for a property in
unincorporated
LA County by:

Santa Barbara

Know your | Zone

Z-NET Find your zoning Ao £ g
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- Assessors Parcel

Number (APN)
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You can search Z-Net by APN, address & intersection.
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. . Know your | Zone
Z-NET is public your|
information
o Z-NET Find your zoning Ao A o Lo

. .!ll ‘_’ e | i ' ﬁ Layers ~ Street Map  Imagery Search Select Your Community n

T

Parcel Boundary (x]
Z-NET Public displays Aasress
R-2 Zoning for
proper‘ty. Zip Code: 30044

What other info can
Z-NET provide about
the property?

145

11144
112

1144

This image depicts a parcel zoned R-2 and lies within the unincorporated community of West Athens
Westmont.
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Know your | Zone

Z-NET is public

information
i Z-NET Find your zoning 1 s

Select Your Community

Z-NET Public displays i
red stripes for each
Community Standards
District.

Y

See “Layers” icon.

: %
A A A A A

A

Z-Net also allows you to turn layers on and off. In this case | turned on the Community Standards Districts
otherwise known as a (CSD). The CSD is an additional layer of regulation applied to a community that
addresses specific goals or issues for such community. For example, the Westmont West Athens CSD
requires property owners to maintain a minimum of 50% of their front yard landscaped; this is unique to that
community.
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Z-NFET is pUth Know your | Zone

information
- Z-NET Find your zoning  sessies

,Q ,-. @ 3 & i ﬁ] Layers Street Map Imagery Search SelectYourCommunlty
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Walnut Park
WestAthens - Westmont
West Carson

West Chatsworth

West Claremont

Search by
community
name zoom
in/out, pan,
turn layers
on/off.
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Transit Oriented m

Districts (TODs)? HAWTHORNE
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.
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You can also search by the name of your community. In this case | have highlighted West Athens Westmont
and you can see the neighboring unincorporated communities such as Lennox and Willowbrook and West
Rancho Dominguez. You can zoom in and out.
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WILLOWBRO OK

| like this map because you can see how these County communities are integrated next to incorporated
cities. Also important to note is the TOD (Transit Oriented Districts) areas outlined in green. These areas
contain Metro rail stops and have their own set of standards that apply to development within the TOD.
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Know your |

Z-NET Unincorporated Communities Zone

in South Los Angeles
o
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Lastly, this slide highlights the communities in South LA abutting incorporated cities. The unincorporated
communities’ names are in blue, while the cities are in red.
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2 Know how to access the
zoning code

Now that you know how to determine your jurisdiction and how to identify your zone, you should know what
you can do on your property and what sort of design or permits may be required? The next set of slides will
cover how to access the zoning code and how it is organized.
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lacauaty.gov

Los Angeles Cotinty

Department of° Regional Planning

Case & Hearing Plans & Ordinances

The Department of Regional Planning performs all land use planning functions for
the unincorporated areas of Los Angeles Gounty. Our services include long range

planning, land development counseling, projecticase intake and processing
environmental review and zoning enforcement for sach of our Gaunty
unincororated communities

Hours of Operation (Downtown Public Counter)

Monday, Tuesday, Thursday 7-30 am to 5:30 pm
Wednesday 830 am to 5:30 pm
Our offices are closed on Fridays
Phone: (213) 974-6411
Email: zoningldcc@planning.lacounty.gov
Now accepting major credit cards at this office.

Click Here For Field Office Locations & Hours
Pumpkin Paich and Christmas Tree Lot Notice

Effective March 1, 2014 - Notice of Fee Adjustment
Revised Fes Schedule

Applications & Forms

Getting Started m

County Public Infe

Enforcement

Land Use & Zoning

Upcoming / Recent Events

1/12/15: Significant Ecological Areas
Technical Advisory Gommittee Meeting
(2015-01-12)

1/8/15: Subdivision Committee Mezting
(2015-01-08)

177115 Interdepartmental Engineering
Committee Meeting (2015-01-07)

1/7115: Regional Planning Gommission
Mesting (2015-01-07)

106/15: Hearing Officer Mesting (2015-01-06)

12/31/14: Regional Planning Commissicn
Meeting (2014-12-31) - NO MEETING

12/25/14: Subdivision Commitiee Meeting
(2014-12:25) - NO MEETING

12/24/14: Regional Planning Commissicn
Meeting (2014-12-24) - NO MEETING

12/22/14: BIS Planning Deputies Meeting
(2014-12:22) - CANCELLED

Notable Cases.

Project No. R2014-01462-{4) ! Venice Dual
Force Sewer Main

Know your | Zoning
Code

Countywide Search

Search Regional Planning

L.aps & GIS

DRSO ind MW wers  Contact DRP

Agendas & Minutes

Contact Us

Community Planning Efforts
Countywide Planning Efforts
Department Information
More Information

Other Programs

Department Spotlight

b, o
centeR

T Housing LaCounty.gov &

Our webpage provides up to date information on discretionary cases, upcoming hearings, plans and
ordinances. It also provides applications and forms necessary for development, maps and zoning

information.

The Department of Regional Planning performs all land use planning functions for the unincorporated areas
of L.A. County. One of those functions is to enforce and implement the Los Angeles County Zoning Code,
Title 22. The Zoning Code regulates the uses on a property, including the form and design. The Zoning

Enforcement Section is responsible for implementing and enforcing the zoning code.
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Know your [ Zoning

Title 22 - Los Angeles County Code
Planning & Zoning Code
L

Department of Regional Planning
What sort of 3 O °

development |S Case & Hearing Plans & Ordinances Applications & Forms Enforcement La olaps & GIS
permitted in a
community?

)

——
DRPHome  Find Answers  Coatact DRP

Land Use & Zoning

Land Use Policy Helpful Links PS——

How car within their 08 land use Contact Us

policy. Land use puikcy s iype : . Community Planning Efforts

s there a bt e Pl o s s ey meuin 5 et i e
density for resdenkial development and maximum m:w.f:e,sw p 4 Countywide Planning Efforts
Communl s Sfectee land : 'ong Degartment Information
y emisonmentl, social and economic condions. The Gen e

foundation for all of e Iand uses that occur in egg@cratec County, and provides the ramemk for bow the County wil pln for Wore Information
Standards dlStrlCt In ‘and sdtress the numerus land use challagges Tsces. The Land Use Element in he Genersl Plan siso Usitzes short-term programs: rPrograms

and long-tem siaegies t pro e ana comprehensive guidelines fordeaiing with Courty land use decisions and e

my community? T Department Spotlight

n s:?'.lsn Wi Satfion 653002(s) of the Govemment Cod, the Land Use Element of the Geners! Pisn identfies the goals and

= that guide e isibuion. general osztion, and exfent of uses ofand for housing, business, indusiy,caen spate. and cher i
vt - et se et ot fnd s o e e * " \ g
/ diverse needs of the uninsorparaied sommunities in the Couny. Squally mpariznt, the Land Use Element provides plarning tooks, s | [IGIIEY Oriented Districts

Title 22 ‘s land use policy maps. 55 wel 85 land s policy sirategies, that and E
Courty. The Element’s prin ry, R, forused.

Land Use Plans

n 5qdiSon to the Genoral Plan, lend use: policy s estabished Trough amy of the several types of community-based plans that comprise
the Genersl Pian. They are: Area Plans, Communty Plans, Neighbormaod Plans, Lotsl Plens, Lucel Cosstsl Plens, 2nd SpesiSt Plans.
Giick hers for he various adptod plans or thuss being revised.

Zoning Ordinance Summary

This is = SUMMARY ONLY of the Los Angeles County Zoning Ordinance:
{unincorporated ares). The informsation herein is NOT ALLANCLUSIVE

One other thing 1o alsa keep i mind — USES MUST BE CONSISTENT WITH
THE GENERAL PLAN, LOCAL PLANS, ANDIOR COMMUNITY STANDARDS
IMSTRICTS. THESE MAY | IMIT THE TYPE AND INTENSITY OF IISF.

Access to Title 22 can be found on our home page. Point to dashed box under “Land Use & Zoning.”
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Know your | Zonigg
Code
Title 22- Los Angeles County Code

- T R T
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SUPPLEMENT HISTORY TABLE

property you are
interested in.

CHARTER OF THE COUNTY OF LOS ANGELES
Titie 1- GENERAL PROVISIONS
Titie 2 - ADMINISTRATION

Titie 3- ADVISORY COMMISSIONS AND COMMIT
Titi 4 - REVENUE AND FINANCE
Titie 5- PERSONNEL

Tifie § - SALARIES

Tifle 7- BUSINESS LICENSES
Tile 8 - CONSUMER PROTECTION AND BUSINES TITLES 2325 - (RESERVED)
Titie 8- (RESERVED)

Titie 10 - ANMALS

Tifie 11 - HEALTH AND SAFETY

Titie 12 - ENVIRONMENTAL PROTECTION

Titie 13 - PUBLIC PEACE. MORALS AND WELFAR!

Titie 14 - (RESERVED)

Tifie 15 - VEHICLES AND TRAFFIC

Titie 15~ HIGHWAYS

Titie 17 - PARKS. BEACHES AND OTHER PUBLIC

Titie 18 - (RESERVED)

Titie 19 - AIRPORTS AND HAREORS

Title 20 - UTILTIES

FLOOD CONTROL DISTRICT CODE

Titie 21 - SUBDVISIONS

Tifle 22 - PLANNING AND ZONING

Tifle %5 - BUILDING CODE

Tite 27 - ELECTRICAL CODE

Titie 28 - PLUMBING CODE

Tifie 29 - MECHANICAL CODE

Tifie 30 - RESIDENTIAL CODE

Titie 31 - GREEN BUILDING STANDARDS CODE

Tite 32 - FIRE CODE"

ORDINANCE LIST AND DISPOSITION TABLE

Research online or go
to a planning counter
and inquire about the
ZONING CODE!

Is the intended use of
the property
permitted in that
zone?

Click on Planning & Zoning
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Know your [ Zoning
' Code
Title 22- Los Angeles County Code

Division 1 PLANNING AND ZONING

Ghaphers: | os Angeles County, California, Code of Ordinances >> Title 22 - PLANNING J
Chapter 22.04 - INTRODUCTORY PROVISIONS
Chapter 22,08 - DEFINITIONS [-napter 22.20 RESIDENTIAL ZONES
Chapter 22.12 - ZONES AND DISTRICTS
Chagter 22,18 - ZONED DISTRICTS AND MAPS Parts:

Chapter 22.20 - RESIDENTIAL ZONES Part 1- GENERAL REGULATIONS®
Chapter 22 24 - AGRICULTURAL ZONES Pari 2 - R-1 SINGLE-FAMILY RESIDENCE ZONE
Chagter 22 28 - COMMERGIAL ZONES Part 3 - R-? TWG-FAMILY RESIDENCE ZONE

Part 4 - R-3-()U LIMITED MULTIPLE RESIDENCE ZONE

Chapter 22 32 - INDUSTRIAL ZONES Part 5 - R-4-(JU UNLIMITED RESIDENCE ZONE
Chapter 22.36 - PUBLICLY OWNED PROPERTY Part 6 - R-A RESIDENTIAL AGRICULTURAL ZONE
Chapter 22 40 - SPECIAL PURPCSE AND COMBINING ZONES Part 7 - RPD RESIDENTIAL PLANNED DEVELOPMENT ZONE

Chapter 22 44 - SUPPLEMENTAL DISTRICTS

Chapter 22 46 - SPECIFIC PLANS

Chapter 22 48 - YARDS, HIGHWAY LINES AND HIGHWAYS

Chapter 22 52 - GENERAL REGULATIONS

Lhapter 22.56 - CONDITICNAL USE PERMITS. VARIANCES. NONCONFORMING USES, TEMPORARY USES AND DIRECTOR]
Chapter 22.60 - ADMINISTRATION*

Chapter 22.62 - ADULT BUSINESSES

Chapter 22 64 - LEGISLATIVE PROVISIONS

This is the table of contents for Title 22. The arrow above is pointing to residential zones, if you click on it all
the regulations will be listed and the specific R-1, R-2, R-3 and R-4 zoning information is outlined.
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Know your

Zoning Code Categories

Category Meaning

Permitted uses “allowed by right w/ site plan”

Accessory uses “allowed as an accessory to a
primary use”

Uses subject to directors review “allowed with an approved site plan,
may trigger noticing or conditions”

Uses subject to permits “allowed with a conditional use
permit”

Development standards ‘required development standards

for that use”

Before moving forward | would like to discuss how categories are listed in the Zoning Code. Although these
are not all the categories in the zoning code (Title 22), these are the most common.

Permitted- means a use that is allowed to operate by right in that zone with a site plan. A site plan depicts
the layout of your property and the locations of all your existing and proposed structures. It's a “bird’s eye
view drawing of the property.”

Accessory — means a structure subordinate to the primary use. For example, a storage shed is a permitted
accessory structure/use to a single family home.

A Directors review- means you must submit a site plan for a new use or structure being proposed. Even
though this application is an administrative review process, it can include notification and depending on the
findings, it can include some conditions for your project.

Uses Subject to permits - typically means it triggers a Conditional Use Permit (CUP). Such permits are
discretionary, which means they are subject to a hearing and public comment.

Development standards- are those guidelines such as: building height, setbacks, signage, fences, parking,
landscaping, and outside storage. Such regulations differ depending on the zone.
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Other info in the Zoning Code

Qrere

(\l municode

CodeBank: Current Version - @
| Los Angeles County, California - Code of Or:
|- LOS ANGELES COUNTY CODE
|- SUPPLEMENT HISTORY TABLE
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|y Title 3- ADVISORY COMMISSIONS AND €
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| Title 9- (RESERVED)
L Title 10 - ANIKALS
| Title 11 - HEALTH AND SAFETY
| Title 12 - ENVIRONWENTAL PROTECTION
| Title 13 - PUBLIC PEACE, MORALS AND !
| Title 14 - (RESERVED)
| Title 15 - VEHICLES AND TRAFFIC
| Title 16 - HIGHWAYS
| Title 17 - PARKS, BEACHES AND OTHER
- Title 13 - (RESERVED)
| Title 19 - ARPORTS AND HARBORS
| Title 20 - UTILITIES
|y FLOOD CONTROL DISTRICT CODE
| Title 21 - SUBDIVISIONS
| Title 22 - PLANNING AND ZONING
|y Title 26 - BUILDING CODE

Know your [ Zoning
Code

E BUY PUBLICATION @ MY DASHBOARD

Procm

[E view moBILE €

HideT0C  [E] RESULTS @H\smm [Eloro Bk | [J save o3 Print i¥ Email

rdinances >> Title

e 22

Division 1 PLANNING AND ZONING

Chapters:
Chapter 22.04 - INTRODUCTORY PROVISIONS
Chapter 22.08 - DEFINITIONS
Chapter 22.12 - ZONES AND DISTRICTS
Chapter 22 16 - ZONED DISTRICTS AND WAPS
Chapter 22.20 - RESIDENTIAL ZONES
Chapter 22 24 - AGRICULTURAL ZONES
Chapter 22.28 - COMMERCIAL ZONES
Chapter 22.32 - INDUSTRIAL ZONES
Chapter 22.36 - PUBLICLY OWNED PROPERTY
Chapter 22.40 - SPECIAL PURPOSE AND COMBINING ZONES
Chapter 22 44 - SUPPLEWENTAL DISTRICTS
Chapter 22,45 - SPECIFIC PLANS
Chapter 22 48 - YARDS, HIGHWAY LINES AND HIGHWAYS
Chapter 22,52 - GENERAL REGULATIONS
Chapter 22,56 - CONDITIONAL USE PERMITS, VARIANCES, NONCONFORMING USES, TEMPORARY USES AND DIRECTOR'S
REVIEW
Chapter 22,60 - ADMINISTRATION*
Chapter 22 62 - ADULT BUSINESSES
Chapter 22 64 - LEGISLATIVE PROVISIONS

Besides information about residential uses, Title 22, Chapter 22.44 also includes Supplemental Districts
such as the Community Standards Districts, Equestrian Districts, Agricultural zones, Commercial Zones,
Industrial Zones, and even information about alcohol and adult related businesses.
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o Know if it's legal

Now that you have learned how to access the zoning code, you should ask yourself if what you see on the
property is legal. Or if what you intend to use the property for is legal otherwise unpermitted structures or
uses can lead a zoning violation.
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Know | Is it Legal?

What is a zoning violation?

OA zoning violation is any land use/activity maintained on a property contrary to the provisions
of Title 22- LA County’s Planning and Zoning Code.

U A zoning violation is a misdemeanor or an infraction against a property owner in a court of law,
it does NOT lead to a lien therefore will NOT appear in a title search.

U Property owners may be referred to LA County’s District Attorney’s Office Code Enforcement
Unit for prosecution, if no action is taken to abate violations.

U LA County does NOT inspect properties when they are transferred to a new owner. Therefore,
it is important for YOU to conduct your own research.

Read the slide.
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What is a zoning violation? Krow/IsitLesal
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FLAT TIRE

The following images depict some common zoning violations inspectors see in the field including garage
conversions, unpermitted additions, junk & salvage, and inoperable vehicles. In the case of a garage, the
image depicts how vehicle access to the garage has been blocked and doors and windows have been
added over the years to create an illegal habitable space.

While there are many causes for neighborhood deterioration, one important and preventable factor is the
intrusion of illegal uses. Preventing illegal uses such as these can be a tool for neighborhood maintenance
and enhancement.
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. . . Know | Is it Legal?
Common zoning violations

Other violations include parking or storing vehicles on the lawn, an over height fence, unpermitted home
based businesses such as auto repair and excessive yard sales in residential zones. Yes! The zoning code
does tell us how many yard sales are permitted and also lists the permitted fence heights in all zones.

Some violations are easier to abate than others, the violations shown here are not structural.
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Planning for the Challenges Ahead

Richard J. Bruckner

Director
April 27, 2015 NOTICE OF VIOLATION

M. Property Owner
320 W Temple Street
Los Angeles, CA 90012

RES No: ##-BHHSHIHEF SRR
Dear Property Owner/Tenant:

An inspection was conducted at 320 W. Temple Street and it disclosed the following violation(s):

1. The required garage has been converted into living quarters without approval from the

Department of Regional Planning - 22.52.1010 and 22.52.1180(A)

The required garage is maintained inaccessible for the parking/storage of vehicles -

22.52.1010

. The single family dwelling unit has been converted into a duplex without approval from the

Department of Regional Planning - 22.52.1180(A)

. The required off-street covered parking is not being provided or maintained - 22.52.1010,

22.52.1083, and 22.52.1180

. Ttems classified as junk and salvage material are maintained on the premises - 22.20.010,
22.20.015 and 22.20.170

LI SR

These are not permitted uses in zone R1 and are in violation of the provisions of the Los Angeles County
Zoning Ordinance Section(s) listed above

Please consider this an order to comply with the provisions of the zoning ordinance within thirty (30)

davs upon receipt of this letter. Failure to correct the violation(s) found at 320 W Temple St may cause

this matter to be referred to the District Attorney with the request that a criminal complaint be filed if

compliance is not achieved. Conviction can result in a penalty of up to six months in jail and/or a

$1,000.00 fine, each day in violation constituting a separate offense. In addition to criminal

prosecution, you may be subject to a noncompliance fee of $712.00 and the imposition of further
inistrative and collection fees totaling approxi y $2,492.00.

Any inquiry regarding this matter may be addressed to the Department of Regional Planning, 320 W.
Temple Street, Los Angeles, CA 90012, Attention: Zoning Enforcement. To speak directly with the
investigator, Mr. Compliance, please call (213) 9746453 before 10:00 a.m. Monday through Thursday.
Our offices arc closed on Fridays.

Sincerely,
DEPARTMENT OF REGIONAL PLANNING

Richard J. Bruckner
Director

320 West Temple Street = Los .v\ng‘:lc?,(‘./\ 90012 « 213-974-6411 » Fax: 213-626-0434 » TDD; 213-617-2292

Los Angeles County iAfle
Department of Regional Planning g 3
¢ -

o B

| Is it Legal?

The image depicts a copy of a Notice of Violation (NOV); it itemizes the violations & code sections and

gives a 30 day compliance date. All except one of the violations listed are structural and take a significant

amount of time and money to legalize/abate.

This owner thought he purchased a duplex plus a guest house, but in fact only one dwelling was legal and
the “guest house” was a converted garage. He chose to restore the garage, legalize the duplex and provide
the required covered parking with a 3-car carport. His plans were approved by DRP and he is working with

Building & Safety to pull the required building permits. This is a costly investment, and the owner could

have avoided all the hassle if he would have done some research.

| hope that by attending this presentation you will be able to avoid all code violations and be able to conduct

research before purchasing a property.
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Know

Does my property have a violation?

U Call or visit the Zoning Enforcement Section — Ask if any open cases/actions/complaints
exist on the subject property? (213) 974-6453 or (213) 974-6483

UQCall or visit the Department of Regional Planning — Ask to see any approved land use
entitlements for your property. (213) 974- 6411

U Research ALL the Building & Safety Building Permits at LA County Public Works
Department for any indication of a violation. 1) Visit one of the field offices 2) Access
building permit viewer online 3) Conduct a microfiche permits search

U Research All the Assessor Records, especially the “Building Description Blanks”. 1)Visit
one of the field offices 2) Bring an ID to prove you are the owner 3) Ask for assistance
when interpreting the records.

How will you know if your property has a zoning violation? You may begin by calling or visiting the Zoning
Enforcement Section and asking if there are any open cases at your property. Also, just because there is
no “history” of zoning violations at your property, does not mean that your property is free of zoning
violations or other code violations, including, but not limited to, building code violations and Fire Code
violations.

Then the next step would be to pull all the existing building permits for your property at the Department of
Public Works - Building & Safety Office. | am not an employee for the DPW; questions regarding building
permits should be addressed to them.

Last, you should visit the LA County Assessor’s Office and pull the “building description blanks” for your
property. These records depict a drawing of the structures on your parcel. You should always ask for
assistance when interpreting these records.

As a quick reminder, these research methods apply only if you are purchasing property within the
unincorporated communities of Los Angeles County. You can use our free online tool (Z-Net) to identify if
your property is within unincorporated Los Angeles County.
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Know | Is it

LA COUNTY Department of Public Works Legal?
building permit viewer
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The website above is a public tool that lets you view permits that have been obtained for a certain property.
You can search for permits by address, cross streets and Assessor’s Parcel Number (APN). The tabs at the
top list the open and expired permits for a property.

My recommendation is to do some basic research online, but always visit B&S field office and ask for
clarification on all the permits. Permit Viewer is not all inclusive and it is not always updated.
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Know | Is it
Legal?

Above is an example of what a building permit from the 1960s may look like. | obtained this permit by
requesting a microfiche search of building permits at one of the local B&S field offices. An important item to
look for is the “final inspection date.” Also as part of my research | always read the description of work
performed, in this case the property owners “added a 5’X10’ bathroom to an existing garage. Other details

of the property are that this property was in fact a single level triplex “No. of Families indicates -3” and “No.
of stories is #1.”

Again, | am not an employee of DPW all questions and research should be directed at a building official.

This permit is just one of many potential examples.
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This is an example of a newer building permit, it was issued in 2012 and according to the description of
work, the permit was obtained to add an attached 324sf carport, legalize a 468sf playroom/bedroom
addition to make it a 4 bedroom 2 baths SFD. Often times building permits are not finalized. It is important
to call B&S and request a final inspection otherwise, the permit remains opened and runs the risk of
expiring which can lead to having to obtain another permit at an additional cost. Luckily this building permit
was finalized.

In the majority of my cases B&S inspectors give property owners corrections/advise as to how to perform
the work and then after they satisfy the B&S code, the new construction inspector closes out the case by
granting it a final signature. It's important to remember that the B&S code is different from the zoning code.
A property owner or a licensed contractor can obtain building permits for new construction, but anyone can
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Know

obtain permit history of a property for small fee.
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Know | Is it
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This is an example of a “building description blank” from the assessor’s office. The red dashed detail that
this property includes a 896 square foot “Res” or residence and a 192 square foot “Gar” or garage.

These documents are not easy to read and you should always ask for help from staff at LA County
Assessor’s Office .
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If you flip the page over, there is a drawing of the “Res” and “Gar.” Please remember these records are a
helpful roadmap, but ONLY building permits make a structure legal. The assessor taxes you on whatever is
present at the property, they do not verify if it's legal. They are there to asses taxes.
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BUYER BEWARE!!

Eight Property Case Studies |
Why Zoning Research Matters

The next few slides are a series of case studies we have compiled that best depict the importance of doing
zoning research before purchasing a property. Every case has a unique set of circumstances and
represents a violation of Title 22. As you may have already guessed, these violations were not always
visible from the street. These are typically structural violations that triggered additional permits.
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Case #1 Dance Hall in C-3 Zone

Is the nature of my business
permitted by right? Or do | need a
permit?

A man purchased a commercial property in a C-3 (Unlimited Commercial) zone in South LA. He placed his
life savings into the purchase and did not bother to conduct any preliminary research regarding the
property. He wanted to open a banquet hall business and have alcohol sales onsite.

Before making the purchase he should have asked himself if the proposed business is permitted by right or
If it needs a permit to operate? Someone submitted an anonymous complaint to my office regarding the

noise, parking problems and alcohol sales at the property. As a result, | opened a case and began
researching the matter.
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Dance Hall in C-3 Zone

“Dance Hall” are these uses permitted in Title 227
No onsite parking, noise complaints, alcohol sales?
Triggers CUP application approximately $9,000 cost and
one year to review.
What does the Zoning Code say about C-3 zones?
Permitted use
Accessory use
Use subject to site plan review
Use subject to permits
Development standards for that use

| looked at the zoning code and learned that a “Dance Hall” in the C-3 zone is permitted only with an
approved conditional use permit (CUP). A CUP is a significant investment; it costs approximately $9,000
and takes about 6-9 months to review depending on the project, and several more months for controversial
projects and the planner’s case load.

A CUP triggers a public hearing, which means that neighboring property owners will be notified to let them
know of the proposed business. The scope of the proposed project will be shared with other L.A. County
agencies such as Public Works, Fire & Health to name a few. There is no guarantee the CUP will be
approved. If it is approved there are a set of conditions tied to the CUP, such as hours of operation, parking
requirements, state alcohol licensing requirements, etc..that must be met in order to operate.

In this case without the approved CUP from the Department of Regional Planning, an LA County business
license will not be issued for the business.

Another important aspect is that a CUP may be renewed and it REMAINS with the property. So if the
operator goes out of business another similar business owner can come and occupy the space if the CUP
has not expired.

The property owner failed to apply for a CUP and was sent to L.A. County Tax Collector, he has
accumulated a total of $2,464.00 and the next step is a referral to the County’s District Attorney’s office for
criminal prosecution.
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Case #2 One Property- Two Jurisdictions
.

My home is
in the City
but my
converted
garage is in
LA County!

A property owner was cited for having a garage conversion and an unpermitted addition to the garage after
our Zoning Enforcement (ZE) section received a complaint.

After doing some research, | learned that his parcel was located within an unincorporated community as
well as an incorporated city. However, the violation was located on the county side.

Jurisdictional boundaries are not perfect. Often boundaries were established before we had the technology
that we have today. Zones in maps were often depicted as “blobs” instead of parcel based. The owner of
the property had no idea his property was split before purchasing his home. Finding a property within two
jurisdictions is not as uncommon as you may imagine.

He ended up restoring the garage and attempted to legalize the unpermitted addition to the garage as
storage. However, his plot plan was denied because he did not meet the standards. In this case the
neighboring city had to be notified about the project and the owner was very upset when he learned he had
a split parcel. He spent several hours going back and forth to determine if he could legalize the storage
addition to his garage. It is important that all real estate professionals and homeowners find out if their
parcel is split in order to avoid the hassle of dealing with two jurisdictions instead of one.
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Case #3 One building, Two jurisdictions
|

How can one parcel
siton TWO
jurisdictions and have
different land uses?

What business was
in that building
anyway?

A complaint was submitted to the ZE section regarding a new medical marijuana dispensary (MMD)
business. MMDs are not permitted in the unincorporated communities of Los Angeles County. However,
many other cities do permit these types of businesses, including the city of LA.

After doing some research, | learned that approximately 17 feet of the building was located in the
unincorporated community, while the remaining 50 feet of the building was located in the City of LA. The
building was in the middle of two jurisdictions.

The business owner removed his business from the county side; he was very upset since he lost a front
door and additional display area for his business. In order to avoid a similar situation all business owners
should research and verify that their business is allowed in that zone.

The map image depicts the county with red shading while the building outline is within the dashed green
lines.
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Case #4 Unpermitted Second Dwelling

The ZE section received a complaint for auto repair and unpermitted additions to a single family home.
After conducting an inspection | found that there was an entire unpermitted second unit behind the original
1928 single family residence (SFR).

This particular property is zoned R-2 and therefore the owner had the option to legalize the second unit as
long as they could meet the development standards. In this case the owner ceased the auto repair and
submitted a plot plan to legalize the second unit. The owner stated she purchased the property that way
and did not know the second unit was unpermitted. Her plot plan was approved by DRP, she must build a
new covered 3-car carport to meet the today's parking requirements and she must pull building permits to
legalize the second unit.

Before purchasing a property verify that all structures are legal at the local Building & Safety Office. This
owner would have spared herself thousands of dollars if she would have consulted with building & safety
prior to purchasing the property.
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Case #5 SFR>Triplex in R-2 Zone

¥ Unit#3 | 7
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The ZE section received a complaint for an unpermitted unit. After researching old plot plans and building
permits, | learned that there was a legal SFR built in 1923. Then in 1989 a large 2,600 square foot single
family home and a 3-car carport built behind the original home.

However, when | conducted an inspection | learned that the rear SFR built in 1989 had been subdivided
into a triplex and was rented out to three different families.
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Carport? Or unit?
—

Unpermitted dwelling
unit; inaccessible
covered parking

This image depicts the view of the SFR converted into a triplex from the alley. One of the units is only
accessible through the enclosed carport. Not only did this owner illegally subdivide his SFR, but he also
made the required covered parking space inaccessible by enclosing it and adding a staircase. The other
two carports are also inaccessible because the owner stores his personal items there, blocking covered
parking for his tenants.

The owner refused to restore the SFR back to its approved use and he was referred to the L.A. County
District Attorney’s Office (DA). He did not want to remove the extra kitchens or the subdividing walls. The
property went into foreclosure and is now owned by a bank. | am currently working with them to prevent the
property from being transferred to a new owner without disclosing the violations.

A dwelling unit contains 1 kitchen and in this case the SFR contained 3 kitchens

Buyer beware.
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Case #6 used car sales lot in C-2

The ZE section received a complaint for an unpermitted carwash operating in C-2 zone. When | went out
there | observed a carwash business operating inside a few patios with garden hoses. | noticed the water
was seeping into the dirt and running along the sidewalks. When | contacted the owner, and learned that
his vision for the large lot was to open a used car sales lot.

So | began my research.
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Assessors’ Parcel Map

}‘. 25 [zan] 50 375 24 25125 R 95 50 = %2
52 A
o
A
o RN
3 1 @
| LD O Oehe | @ | @ | @ @@,
i26| 127 | 28] [ 139 | 150 | 3 | 32 | 133 | 134 | 135 | 13 [ 37§
| Por 1 [ | A
| i 1 |
[
! 1 I
} | i
]
o p o Ll e o sme i Vas losd 35| 5o - - 50 N
6055 ] 1 - T 8)
—/ [_ [ 7= 2R 1 " 1 T T 350
I 2254] | | I
Ll ] |
@fls 3 ‘ i A R |
= s Dl | | : BRI |
. E o)
15° 5 @ O\I@ @ ! ® 'i®|@m ® @ ®1e
2 2o ‘ 209 3 208 9 __207 206
1 for § | | | 2 | &~ s | v
[ i S | @ I b
1Y R ! | | | N I I
[ | I | A I
A | | | KA |
2 ! Lo Lo i i [
25 74,38 50| I H |
] HETIE

The first thing | noticed was that the large corner lot was actually three parcels, each with its own APN
number.

| also noticed a dashed line, in most instances it means that a parcel was created by deed in lieu of a
subdivision. These type of lots often trigger additional research and a property owner must obtain a
Certificate of Compliance from DRP’s Land Divisions Research Section. They can be reached at 213 974-
5035.
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|| Los Angeles County, California - Code of Or

LOS ANGELES COUNTY CODE
SUPPLEMENT HISTORY TABLE

|, CHARTER OF THE COUNTY OF LOS ANt

|, Title 1 - GENERAL PROVISIONS

|, Title 2 - ADMINISTRATION

|y Title 3 - ADVISORY COMMISSIONS AND €

|, Title 4 - REVENUE AND FINANCE

|, Title 5 - PERSONNEL

|y Title 6- SALARIES

|, Title 7 - BUSINESS LICENSES

|, Title 8 - CONSUMER PROTECTION AND
Title 9 - (RESERVED)

|, Title 10 - AMIMALS

|, Title 11 - HEALTH AND SAFETY

|y Title 12 - ENVIRONMENTAL PROTECTIOI

|, Title 12 - PUBLIC PEACE, MORALS AND
Title 14 - (RESERVED)

|y Title 15 - VEHICLES AND TRAFFIC

|, Title 16 - HIGHWAYS

|, Title 17 - PARKS, BEACHES AND OTHER
Title 18 - (RESERVED)

|, Title 19 - AIRPORTS AND HARBORS

|, Title 20 - UTILITIES

|, FLOOD CONTROL DISTRICT CODE

|y Title 21 - SUBDIVISIONS

|, Title 22 - PLANNING AND ZONING

|, Title 26 - BUILDING CODE
Title 27 - ELECTRICAL CODE

What does the code permit?

- "W BuY PUBLICATION (2) mv DASHEOARD (o FET] Aocm [E] view mogiLl
(L municode .
~ Search All v I GO
CodeBank: Current Version -~ @ Hide TOC RESULTS (] HISTORY [EORD. BANK | [ save oy Print ¥¥H Email

2228200 Uses Subject to Uirectors Review and Approval
2228210 Uses subject io permits

22.28.220 Development standards

22.28.180 Permitted Uses.
Premises in Zone C-3 may be used for:
A The following commercial uses, provided a commercial appearance is maintained by office or window

display:
1 Sales.

Antique shops.
Appliance stores, household.
Art galleries.

Art supply stores.

- —Auciion houses, excludnganimalauciions.
11— |
I Automobile sales. sale of new and used motor vehicles. I

|

| looked in the code to see if he could establish a used car sales lot and found that the sale of new and
used motor vehicles is permitted by right in the C-3 zone. The property is zoned C-2, and only allows the
sale of new motor vehicles, not used.
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Can he at least have a carwash?

SUPFPLEMENT HISTORY TABLE

CHARTER OF THE COUNTY OF LOS ANt 22.28.130 Permitted Uses.
Title 1- GENERAL PROVISIONS

Title 2 - ADMINISTRATION Premises in Zone C-2 may be used for:

Title 3 - ADVISORY COMMISSIONS AND €

Title 4 - REVENUE AND FINANGE A The following commercial uses. provided all sales are refail only and all goods sold, except genuine
Title 5 - PERSONNEL antiques and items sold at secondhand stores, are new:

Title 6 - SALARIES 1 Sales

Title 7 - BUSINESS LICENSES _

Title 8 - CONSUMER PROTECTION AND Antique Shops, genuine antiques only
Title 8 - (RESERVED)

Title 10 - ANIMALS —

Title 11 - HEALTH AND SAFETY Appliance stores. household

Title 12 - ENVIRONMENTAL PROTECTION

Title 13 - PUBLIC PEACE, MORALS AND 1 —

Title 14 - (RESERVED) Art galleries.

Title 15 - VEHICLES AND TRAFFIC

Title 16 - HIGHWAYS

Tille 17 - PARKS, BEACHES AND OTHER Art supply stores.

Title 18 - (RESERVED) —1
Title 19 - AIRPORTS AND HARBORS

Title 20 - UTILITIES

FLOOD CONTROL DISTRICT CODE

Automobile sales, sale of new motor vehicles, and including incidental repair and washing subject to the
provisions of subsection B of Section 22.28.090 (Zone C-1).

Title 21 - SUBDIVISIONS o = e e mm e e e e mm e e e e e e e = = = = e
Title 22 - PLANNING AND ZONING Automobile supply stores. including incidental installation of parts subject fo the provisions of subsection
Title 26 - BUILDIMNG CODE B of Section 22.28.090 (Zone C-1)

Title 27 - ELECTRICAL CODE

He asked me if he could at least establish a carwash, and unfortunately automobile washing, waxing and
polishing is only permitted in the C-2 zones as an accessory to new car sales.

This owner decided to apply for a zone change, from a C-2 to a C-3. | learned that he owned several used
auto sales lots in the city of LA and wanted to open a used car sales lot on this particular corner because it
was close to his other used car lots.

A zone change is discretionary review that requires a public hearing and currently costs around $16,000.
The review process begins with DRP staff who will help the applicant determine if the project is appropriate
and resolve any issues the proposed zone change may cause before it goes to public hearing. The project
will go before the Regional Planning Commission (RPC) and finalizes at the Board of Supervisors (BOS),
who make the final decision. Both decision making bodies are tasked with balancing the needs of the larger
community and the interests of the applicant when deciding to approve or deny the project.
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CodeBank Current Version -

| | Los Angeles County, California - Code of Or

LOS ANGELES COUNTY CODE
SUPPLEMENT HISTORY TABLE

| CHARTER OF THE COUNTY OF LOS ANt

|, Title 1- GENERAL PROVISIONS

|, Title 2 - ADMINISTRATION

|, Title 3- ADVISORY COMMISSIONS AND C

|, Title 4 - REVENUE AND FINANCE

|, Title 5- PERSONNEL

|, Title 6 - SALARIES

|, Title 7 - BUSINESS LICENSES

|, Title 8 - CONSUMER PROTECTION AND
Title 9 - (RESERVED)

|, Title 10 - ANIMALS

|, Title 11 - HEALTH AND SAFETY

|, Title 12 - ENVIRONMENTAL PROTECTIO|

| Title 13 - PUBLIC PEACE, MORALS AND 1
Title 14 - (RESERVED)

|, Title 15 - VEHICLES AND TRAFFIC

L Title 16 - HIGHWAYS
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Title 18 - (RESERVED)

|, Title 19 - AIRPORTS AND HARBORS

|, Title 20 - UTILITIES

|, FLOOD CONTROL DISTRICT CODE

|, Title 21 - SUBDIVISIONS

|, Title 22 - PLANNING AND ZONING

|, Title 26 - BUILDING CODE
Title 27 - ELECTRICAL CODE
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Only as an accessory use
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Hide TOC
22.28.090 Accessory uses.
Premises in Zone C-1 may be used for.

A The following accessory uses subject to the same limitations and conditions provided in_Section
22.28 040 (Zone C-H):

Accessary buildings and siructures.
Building materials, siorage of.
B The following additional accessory uses:

Automobile repair and parts installation incidental to the sale of new automobiles, automobile service
stations and automobile supply stores, provided:

1. That such automobile repair activities do not include body and fender work. painting. major
engine overhaul, or transmission repair; and

2 That all repair and installation activities are conducted within an enclosed building only: and

3 That a masonry wall is established and maintained along an abutting boundary with property in a

residential or agricultural zone as if the area were developed for parking pursuant to_Section
22 52 .1060; and

4. That landscaping comprises an area of not less than two percent of the gross area developed for
the primary use; and

S That all required parking spaces are clearly marked with paint or other easily disfinguishable
material. and

6. That all repair or installation activities are confined to the hours between 7:00 am. and 9:00 p.m.

daily; and

This is an example of how our code describes the accessory uses. At this time the large corner lot is still

sitting vacant. The property owner has struggled to secure a good consultant.
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Case #7 Non-conforming Home?

U Legally built homes exist throughout the county in commercial and industrial zones.
These homes are nonconforming to today’s standards.
U Today’s zoning code does not allow new homes “by right” in such zones.
O Nonconforming homes are allowed to remain but any modifications to the home are
limited and subject to multiple regulations.

M-l =

__-I\

‘qf" Il * converted

ek

A complaint was received in the ZE section for a converted garage and unpermitted addition to a SFR. The
inspector learned that this residence was legally built prior to the zone becoming M-1 (Light Industrial).
Therefore, the residence is legal nonconforming to the zone but it is allowed to remain, this is commonly
known as-- “Grandfathering.” However, the inspector also noted a large unpermitted addition that was
done to the home, before the owner purchased the property.

In this case the owner ended up restoring the garage back to its original use; he demolished a large section
of his home (stripped red) and submitted a plot plan to legalize a small addition to his home (green
dashes). Given the limitations of the nonconforming home he is only allowed to propose 92 square feet of
habitable space. The property owner was extremely upset to learn that he needed to demo a large portion
of his home since it was added illegally and could not be legalized. His plot plan is still pending for the 92

square feet.
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Case #8 mini market in R-2 zone?

A property owner purchased a property at an auction without seeing the property or researching any of the
permits. | drove by one day and noticed a new business was coming into the community.

| noticed it had new paint, lighting, and windows. After doing some research | learned that this “mini market”
was not permitted in a residential zone. As it turns out the shop used to be attached to the home and used
to be someone’s music room. A previous homeowner closed it off and tried to create a separate use out of
it.

The business owners were stunned to learn that they would never be granted a business license to operate
in the Two Family Residential Zone (R-2). They shared with me they had spent almost $8,000, purchasing
new lighting, display cabinets, security equipment and even new front door.

Just because something looks legitimate does not mean that it is. Always do your research before
investing in a property.
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Public Counter & Field Offices

For more details regarding your property please visit our
public counter or one of the field offices.

LA County’s Department of Regional Planning,

Land Development Coordinating Center (LDCC)

320 W Temple St. 13t floor Los Angeles, CA 90012

For any specific questions please contact the

LDCC (213) 947- 6411 zoningldcc@planning.lacounty.gov

You can also obtain zoning information at the Downtown public counter known as the Land Development
Coordinating Center or at one of the field offices listed on the brochure.



Slide 48

THANK YOU!

Department of Regional Planning
320 West Temple Street, 13th Floor
Les Angeles, California 30012

Email: zeninglde ¢ @planning.lac cunty .gov

The Hall of Records is conveniently loc ated adjacent to the
Civic Center Station of the Metro Red Line subway. The
building is directly in front of the esc alator at the Temple
Street exit of the Civic Center Station.

LA COUNTY DEPARTMENT OF REGIONAL PLANNING
320 W Temple Street Los Angeles CA 90012
Land Development Coordinating Center 13t Floor

Thank you for your participation, our contact information is on the slide. For more information about our
field offices please see the “Buying Property? What To Know Before You Buy” Brochure that accompanies
this presentation.



